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North Somerset Council 
 

REPORT TO THE EXECUTIVE 

 

DATE OF MEETING: 29 APRIL 2020 

 

SUBJECT OF REPORT: CHALLENGES AND CHOICES - NEW LOCAL PLAN 

CONSULTATION 

 

TOWN OR PARISH: ALL 

 

OFFICER/MEMBER PRESENTING: COUNCILLOR JAMES TONKIN – 

EXECUTIVE MEMBER FOR PLANNING AND TRANSPORT  

 

KEY DECISION: YES 

 

REASON: IT WILL IMPACT ON TWO OR MORE WARDS 

  
 

RECOMMENDATIONS 

It is recommended that: 
 
(i) The Local Plan 2038 ‘Challenges and Choices’ document is approved for public 
consultation; 
 
(ii) The guiding principles for the development of the spatial strategy and the assessment of 
potential development locations (as set out in paragraph 3.16), are endorsed;  
 
(ii) Any further changes that may be required prior to consultation are delegated to the 
Director of Development and Environment to agree in consultation with the Leader, 
Executive Member for Planning and Transport and other Executive Members where 
relevant.  
 
 

1. SUMMARY OF REPORT 

1.1 Following the launch of the new North Somerset Local Plan in March 2020 with the 
publication of the Local Development Scheme and the Pre-commencement document, a 
draft Local Plan: Challenges and Choices document is presented to Executive for approval 
for public consultation.  The principal purpose of this document is to consider the spatial 
strategy options.  
 
1.2 The Challenges and Choices document represents an important stage in the plan-
making process and will identify key issues and choices that need to be addressed through 
the Local Plan. The overarching challenge is how to deliver sustainable development in the 
context of the climate change emergency considering the number of new homes that need 
to be delivered over the plan period plus supporting infrastructure and jobs. The choices are 
around the broad spatial strategy for the delivery of new homes and employment to best 
address this challenge.   
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1.3 In addition, the impact of the coronavirus pandemic is likely to have wide ranging, but as 
yet uncertain, implications. There could impacts on the type of society we need to plan for 
up to 2038 in terms of the economy, the development industry, housing delivery, retailing 
and town centres for example and will have implications on how we plan for future needs, 
and local plan preparation and engagement will need to be responsive to this. However, the 
full extent of the impact won’t be known for some time. We have reached a point in the 
early development of ideas when it would be beneficial to share our thoughts on how we 
could plan for our current growth needs. A two-stage engagement process is proposed to 
maximise the use of this time (see section 4 on consultation). This will enable: 
 

• Momentum in the plan’s preparation to be maintained. 

• Groups and individuals to commence consideration of key issues at the 
earliest possible opportunity. 

• Feedback received to be shared and further comments sought on potential 
options.  

• An iterative approach allowing time for more detailed assessment of 
alternatives for inclusion into the Consultation Draft. 

 
We are currently at an early stage of plan preparation (regulation 18) and there is 
considerable flexibility on how the plan is progressed. 
 

2. POLICY 

 

2.1 The new North Somerset Local Plan will provide the framework for the delivery of 
several key priorities in the Council’s Corporate Plan particularly in terms of the aim to 
create thriving and sustainable places. Place making and design policies will help create 
great places for people to live, work and visit and ensure welcoming, safe and clean 
neighbourhoods. The locational strategy along with detailed policies on sustainable design, 
net zero carbon construction and renewable energy schemes will all contribute to ensuring 
a carbon neutral council and area by 2030. 
 
2.2 Additionally, promoting and facilitating sustainable modes of travel through the 
locational strategy, new transport initiatives and detailed policies will help to creating a 
network that promotes active, accessible and low carbon travel. The new local plan will aim 
to allocate sites to deliver the current government requirement of around 20,500 new 
homes over the plan period with a broad range of new homes to meet local needs, with an 
emphasis on quality and affordability. Through the allocation of land for employment uses 
the Local Plan will help to make North Somerset an attractive and vibrant place for business 
investment and sustainable growth.  
 

3. DETAILS 

 
Background 
 
3.1 On 7 January 2020 North Somerset Council made the decision to withdraw from the 
West of England Joint Spatial Plan (JSP) for the reasons set out in the report to Council on 
7th January. The Joint Spatial Plan sought to provide the strategic planning framework for 
the West of England from 2016-2036. The withdrawal of the Joint Spatial Plan means that 
North Somerset Council must now progress a new Local Plan to provide the strategic 

https://apps.n-somerset.gov.uk/Meetings/document/report/NSCPM-38-549
https://apps.n-somerset.gov.uk/Meetings/document/report/NSCPM-38-549
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spatial planning framework for the district as well as the detailed local plan policies and 
allocations. 
 
3.2 Prior to the withdrawal of the JSP the Council had begun preparing a Local Plan in 
parallel with the JSP process. As part of this, a Local Plan ‘Issues and Options’ document, 
based on the strategic context set out in the JSP, was consulted on in September 2018. 
Much of the evidence and feedback from this consultation remains useful and, where 
relevant, will be taken into consideration in the production of the new Local Plan.  The 
Council will continue to work constructively and collaboratively with neighbouring authorities 
in the West of England and Somerset on strategic matters with cross-boundary implications 
through the duty to co-operate. 
 
3.3 The new North Somerset Local Plan was launched in March 2020 with the publication 
of the Local Development Scheme (LDS), which sets out the timetable for the Local Plan, 
and the Pre-commencement Document which outlines the scope of the plan. These two 
publications marked the formal start of the process. Consultation on the Pre-
commencement document ran from 10 March until 22 April 2020.  
 
3.4 The new Local Plan will need to set out the vision, aims, objectives and strategic 
priorities for the plan as well as the new strategic context in terms of the amount of new 
homes and employment needed and the spatial strategy for where these will be located. It 
will also re-assess the policies and allocations in the existing development plan documents 
and will need to consider any national policy changes arising from changes to the National 
Planning Policy Framework (NPPF) and associated guidance. As part of this review of the 
existing plan the Planning Advisory Service (PAS) Toolkit: Part 1 has been used to provide 
a thorough and comprehensive review of the existing Local Plan. The PAS toolkit will be 
used throughout the Local Plan preparation process.   
 
3.5 The Plan area will be the administrative area of North Somerset Council and the plan 
period will be 2023 – 2038 (to provide a minimum of 15 years post-adoption in accordance 
with the NPPF). 
 
 
Proposed Timetable 
 
3.6 The timetable for the Local Plan as set out in the Local Development Scheme is as 
follows. The LDS will be kept under review and may need to be refreshed, for example as a 
result of any extension of the engagement phase resulting from the COVID-19 restrictions. 
 

TIMETABLE AND MILESTONES 
 

Pre-Commencement Document (Reg 18) March 2020 

Issues and Options Consultation (Reg 18) May – June 2020 

Consultation on Draft Plan (Reg 18) January 2021 

Consultation on Pre-Submission Plan (Reg 19) September 2021 

Submission to Secretary of State (Reg 22) December 2021 

Examination Hearings Period (Reg 24) April 2022 

Inspector’s Report (Reg 25) October 2022  

Adoption (Reg 26) January 2023 

 
 
 

https://www.n-somerset.gov.uk/wp-content/uploads/2020/03/Local-Development-Scheme-March-2020.pdf
https://www.n-somerset.gov.uk/wp-content/uploads/2020/03/Local-Development-Scheme-March-2020.pdf
https://www.n-somerset.gov.uk/wp-content/uploads/2020/03/Pre-commencement-document-March-2020.pdf
https://www.n-somerset.gov.uk/wp-content/uploads/2020/03/Pre-commencement-document-March-2020.pdf
https://www.n-somerset.gov.uk/wp-content/uploads/2020/03/Planning-Advisory-Service-Toolkit-Part-1.pdf
https://www.n-somerset.gov.uk/wp-content/uploads/2020/03/Planning-Advisory-Service-Toolkit-Part-1.pdf
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Form and scope of the Challenges and Choices Document 
 
3.7 The Challenges and Choices document focuses on the options for setting the 
appropriate spatial strategy to address the key issues and challenges facing the district. It is 
intended to be a document which is easily accessible to a wide audience, is clear on the 
tough choices which need to be made and encourages a wide debate. It does not contain 
detailed policies or site allocations at this stage. We will be coming back to consult on these 
next year, but first we need to agree the, vision, aims, priorities and a spatial strategy in 
order to form the basis of the plan going forward. 
 
Content of the Challenges and Choices Document 
 
Why do we need a Local Plan? 
 
3.8 The first section of the document sets out why we need a local plan and what the 
consequences of not producing a plan would be. It acknowledges that the prospect of more 
housing can cause concern with worries about traffic congestions, school places, loss of 
green space and impact on other services. However, by producing a Local Plan we can 
better ensure that homes are built in the right places, in the right way and properly plan for 
the infrastructure to go with the housing. Without a plan there would be no local control or 
influence about where new housing should be or how it is built. New development could 
emerge in a piecemeal, un-coordinated way which would not deliver the required 
infrastructure in a timely way, if at all. This section also looks at future uncertainty both in 
terms of Brexit and the Covid-19 pandemic and acknowledges that the plan will need to be 
flexible and respond to changing circumstances.  
 
What do we want to achieve? 
 
3.9 This section sets out a high-level aspirational vision for North Somerset setting out what 
the district could be like in 2038:  
 

By 2038 there will be a transformation in the way we live which reflects a more 
responsible attitude to climate change and the use of resources. New homes, 
buildings and communities will be highly sustainable, accessible and attractive 
places with higher quality standards.  There will be more diversity in terms of the 
form and type of new development to increase variety and choice to better meet the 
needs of all and to tackle inequality.  Regeneration will transform and breathe new 
life into existing towns and valued areas will be protected.  People’s well-being, a 
strong sense of community, opportunity and fairness will be at the heart of all 
development in North Somerset. 

 
What are the aims? 
 
3.10 This section identifies the proposed key aims which will help deliver the vision. The 
broad overarching aims are: 
 

• Tackle the climate change challenge 

• Improve the life prospects of local people 

• Build sustainable development 

• Raise aspirations 

• Treasure valued assets 

• Regenerate our towns and communities. 
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What are the strategic priorities? 
 
3.11 The NPPF requires Local Plans to identify their strategic priorities which set the 
context for the locational strategy and the future allocations and detailed policies. The 
strategic priorities proposed in the Challenges and Choices consultation document are: 
 

1. To deliver the zero-carbon ambition by maximising, for example, the opportunities 
for low carbon development and the use of renewable energy. 
2. To ensure new development is located close to a wide range of services, facilities 
and job opportunities to encourage walking and cycling, or with easy access to high-
quality and effective public transport.   
3. To deliver a diverse range of housing in a variety of tenures, sizes and forms to 
meet future needs at locations where they are most needed. 
4. To secure the delivery of the Banwell Bypass and supporting development as part 
of the planned growth of the Weston-super-Mare urban area. 
5. To significantly reduce out-commuting, particularly to Bristol. 
6. To maximise the benefits from the Portishead rail line for the town in terms of 
regeneration, traffic improvements and job creation. 
7. To increase the number and range of job opportunities at Weston-super-Mare and 
in the north of the district, particularly at Portishead.  
8. To prioritise the importance of the green infrastructure network when considering 
new development, support priority habitats and species and safeguard areas at risk 
of flooding. 
9. To provide essential infrastructure in step with development, both transport and 
community infrastructure such as schools. 
10. To delivery higher residential densities through good design, particularly at town 
centres and transport hubs. 
11. To address the decline in the town centres of Weston-super-Mare, Clevedon, 
Nailsea and Portishead through supporting regeneration and place-making initiatives 
which revitalise these places as the focus for retailing, community uses, housing and 
jobs.  
12. Developing new and existing communities in a way which enhances health and 
wellbeing and reduces inequalities. 

 
Why do we need new homes and how many does North Somerset need? 
 
3.12 The government provides a standard calculation for local councils to use when 
working out how many new homes they need to plan for. The calculation takes account of 
projected population and household growth and affordability. The calculation gives North 
Somerset a minimum requirement of 1,369 homes each year or 20,535 over the fifteen-year 
period we are planning for. It will be a huge challenge to deliver this many each year based 
on previous delivery. 
 
3.13 More homes are required because: 

• People live longer than they did before and more people live alone.  

• Currently the birth rate is higher than the death rate. Last year around 2,500 babies 
were born in North Somerset and about 2000 people died. By 2038 it is predicted 
that this trend will reverse – as the population ages, annually deaths will exceed 
births. 

• Internal migration is the largest part of our population change. People move to North 
Somerset for lots of different reasons - to be close to family, for a new job, house 
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prices suit their budget, or because it’s an attractive place to live. Each year around 
10,000 people move to North Somerset from elsewhere in the UK, mainly to settle 
down and start a family. Conversely each year around 8,000 move away from North 
Somerset. The majority of these are young people, presumably moving away to 
study or for work. This means our population grows by nearly 2000 people each year 
as a result of internal migration.  

• International migration is not a big factor in our predicted population growth. Each 
year around 600 people move to North Somerset from outside the UK, whilst around 
500 leave.  

• House prices are increasing and we need more affordable homes. More market 
homes can help deliver more affordable housing. 

 
What needs to be provided with the homes? 
 
3.14 This section sets out what new infrastructure, in terms of schools, transport, parks and 
play areas, community facilities, jobs and local facilities, will be needed to support the new 
jobs and homes. 
 
How does dealing with Climate Change influence this new development? 
 
3.15 North Somerset Council declared a climate emergency in February 2019 and the local 
plan must to demonstrate how the spatial strategy and policies can contribute to delivering 
these objectives. The type and location of development will need to be guided by 
sustainability standards which reflect the new priorities.  
 
Where are the best places to locate development? 
 
3.16 The Council will employ the following principles to guide the development of the spatial 
strategy and the assessment of potential development locations. 
 

• Maximise use of brownfield land in towns and through the reuse of existing sites and 
buildings.  

• Prioritise locations which maximise accessibility to a wide range of services, facilities 
and job opportunities at the towns by walking and cycling.   

• Support locations which are accessible to effective public transport or where this can 
be enhanced or where new frequent high-quality provision can be introduced. 

• Maximise densities, particularly within urban areas and at public transport hubs. 

• Ensure a range of housing types to cater for all age ranges and needs, including 
affordable homes and to support an ageing population. 

• Avoid land which is at risk of flooding (including Flood Zone 3a).  

• Avoid areas which are ecologically highly sensitive for ecology whether for individual 
species, habitat or biodiversity.  

• Avoid areas of the highest landscape quality. Primarily this means protecting the 
Mendip Hills AONB which is of national importance, but there may also be other 
areas which may be of local importance. 

• Minimise loss of best or most versatile agricultural land. 
 
What factors limit where homes can be built? 
 
3.17 This section looks at the constraints that need to be considered when thinking about 
where to locate new homes. North Somerset has many constraints that influence where 
new development can take place. 
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Where will people work? 
 
3.18 There is significant uncertainty created by both Brexit and Covid-19 and what impact 
this may have on the economy going forward.  This is likely to influence employment 
forecasts, sectoral growth and corresponding land use requirements for the plan period and 
further evidence may be required to consider this. 
 
3.19 Recent economic forecasts suggest we will need to plan for 13,500 new jobs in the 
next 15 years. This means approximately 28.5ha of land for new business and 71ha to 
replace lost business space. The types of new jobs and locations should reflect the need to 
prioritise key employment sectors and changing work practices including more working from 
home. The most appropriate and sustainable locations for new employment growth will 
need to be considered including opportunities in town centres and at the port and airport. 
 
What are the benefits of growth? 
 
3.20 Proposals for new growth near where people live inevitably brings with it worry and 
concern and it is important this is understood. However, development can also help support 
benefits and improvements to communities and the document highlights some of the 
potential benefits: 

• New facilities eg schools, community buildings and transport infrastructure, including 
public transport improvements. 

• Provision of affordable housing and a range of different types of housing including 
shared ownership for first time buyers to help young people onto the housing ladder 
or perhaps helping to rebalance an ageing population in certain areas by deliver 
smaller homes for those wishing to downsize. 

• Creation of new local job opportunities, not only in construction but all the service 
industries needed by new residents. This would be in addition to any specific sites 
allocated for new businesses. 

• Support struggling services especially in villages and in town centres, fill local 
schools with local children and potentially invigorate communities with new people to 
take on community roles. 

• Potential to create new public areas, greenspaces and opportunities to enhance 
biodiversity. 

 
Can we build the homes we need without using the Green Belt? 
 
3.21 The government attaches great importance to protecting the Green Belt and the Green 
Belt boundary can only be changed and land removed from the Green Belt in exceptional 
circumstances. The spatial options need to consider the potential capacity to meet our 
housing need in sustainable locations outside of the Green Belt in the first instance.  
 
3.22 The choice facing us is whether, due to the number of homes required, the increasing 
importance of climate change and the need to ensure sustainable development there are 
sufficient suitable sites outside the Green Belt to meet our needs.  If not, it will be necessary 
to consider whether some development would be better placed nearer to Bristol or adjacent 
to some of the Green Belt settlements. 
 
3.23 This is a difficult issue. People value the Green Belt and it has been very effective over 
the years. However, this must be balanced against aspects such as the need to meet 
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emission targets, reduce travelling and build closer to where a lot of people work and spend 
their leisure time if we are to begin to seriously address climate change. 
 
3.24 The starting point for looking at future growth has been to consider whether it is 
possible to maintain the current Green Belt and still build the homes needed in sustainable 
locations. 
 
What are the Choices? 
 
3.25 This section identifies a number of strategies for how development can be distributed 
across North Somerset. Each of these options have different implications and opportunities. 
They do not identify specific locations or sites, but instead identify high level ‘places’ where 
new development could take place. Six potential spatial strategies have been identified. 
They are: 
 

1. Retain the Green Belt: This strategy needs to be tested given the importance the 
government places on the Green Belt. It is likely to be challenging to achieve the 
amount of housing needed in sustainable locations but only if exceptional 
circumstances are demonstrated can development in the Green Belt be considered.  
 
2. Bristol and Weston: This strategy assumes the majority of new development will 
be located at the two principal locations of Weston and Bristol where there is most 
potential to access services, facilities and jobs and public transport opportunities. 
 
3. Urban Focus: This strategy assumes a more even distribution of growth at the 
four towns and on the Bristol fringe. These are the locations with a good level of 
services, facilities, jobs and public transport opportunities. 
 
4. Weston, Nailsea and Bristol arc: As options for further growth at Clevedon and 
Portishead are constrained, particularly in terms of flood risk, this strategy focuses 
development at the three locations of Weston, Nailsea and Bristol fringe which are 
the town/urban areas with more potential.  
 
5. Transport corridors and hubs: A plan which looks to maximise public transport 
accessibility could focus growth, both housing and jobs, along proposed public 
transport corridors. These corridors would be enhanced through targeted 
infrastructure. The main corridors to are the A370, A369 and A38 linking into Bristol, 
the A371 linking into Weston and the rail network. 
 
6. Greater Dispersal: This strategy assumes a much greater spread of smaller 
development locations across the district. 

 
3.26 A high level sustainability assessment has been undertaken of each of the proposed 
options. This will be published as a background document and provides and indication as to 
how individual places or the various options perform against the sustainability objectives.  
 
Where do you think new housing should go? 
 
3.27 The last page of the document provides a blank map and suggests that respondents 
might use this to illustrate any alternative options they feel should be considered for the 
distribution of housing across North Somerset. 
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4. CONSULTATION 

 

4.1 Formulating a new local plan to take North Somerset to the year 2038 is a collaborative 
process involving consultation and engagement. Ensuring North Somerset meets the 
emerging housing and development needs of the district is paramount, but this can only be 
done successfully through a shared understanding of the challenges and choices before us 
at each stage of the plan’s development. The details of the consultation arrangements will 
be guided by the Council’s Statement of Community Involvement (SCI) 2019. This will 
involve engagement with town and parish councils, businesses, local interest groups, 
individuals, community groups, young people, the development industry and other 
stakeholders. Three main phases of engagement are planned: 
  

• May 2020 onwards: Consultation on the Challenges and Choices document will 
start on 18 May 2020. The current Covid-19 pandemic has meant that face to face 
stakeholder engagement is not currently possible, nor can documents be available 
for viewing at Council offices or libraries.  As such the way we consult will essentially 
be in two phases and so ensure compliance with the Statement of Community 
Involvement. 

o The first phase of consultation, beginning on 18 May 2020, will be via online 
consultation methods and social media giving people the opportunity to 
engage immediately over the next few months. This will be publicised through 
social media posts and an email to all individuals and organisations on the 
planning policy consultation data base (around 5,000). A combination of 
periodic social media updates, mini videos, on-line polls and surveys and 
emails may be used to raise awareness of the document and prompt 
comment. This extended period may afford an opportunity to reflect on 
responses received prior to embarking on the second phase.  

o The second phases will occur later in the year once social distancing has 
been relaxed. When it is safe to do so we will hold face to face public and 
stakeholder consultation events including focus groups and workshops, as 
well as making hard copies of the document available to view in council 
offices and libraries.  

• Spring 2021.The second phase of consultation will be in the context of the 
Consultation Draft (Spring 2021). This is the opportunity for the Council to put 
forward a full Draft Local Plan with draft policies and proposals for the Council’s 
preferred spatial strategy. Engagement can take a variety of forms and will be for a 
minimum period of six weeks. 

• September 2021. Consultation on the full final version of the Local Plan before it is 
submitted to the Secretary of State for independent examination. The is a statutory 
six week period of consultation and engagement. 

  
4.2 The Challenges and Choices document was prepared taking into account discussions 
with Members of the Strategic Planning, Economic Development and Regeneration 
Scrutiny Panel (SPEDR) Working Group.  
 
4.3 It is proposed that consultation on the new Local Plan: Challenges and Choices 
document will take place from May – October 2020. 
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5. FINANCIAL IMPLICATIONS 

5.1 The costs associated with plan preparation are met within existing budgets. The 
provision of a clear, up-to-date policy context will support the effective determination of 
planning applications and result in fewer planning appeals which can be costly and time 
consuming. 
 

6. LEGAL POWERS AND IMPLICATIONS 

6.1 The new North Somerset Local Plan 2038 will be prepared under the Planning and 
Compulsory Purchase Act 2004 and the Town and Country Planning (Local Planning) 
(England) Regulations 2012.  
 

7. CLIMATE CHANGE AND ENVIRONMENTAL IMPLICATIONS 

7.1 The Local Plan will take into account the climate change implications in terms of the 
strategic priorities for North Somerset and the spatial strategy options.  The Local Plan will 
contain strategic and detailed policies addressing these issues. 
 

8. RISK MANAGEMENT 

8.1 An up-to-date development plan provides certainty for investment decisions and service 
delivery. A failure to identify sufficient deliverable sites to meet the identified plan 
requirements would increase the likelihood of speculative development. 
 

9. EQUALITY IMPLICATIONS 

9.1 An Equalities Impact Assessment will be prepared as part of the plan. 
 

10. CORPORATE IMPLICATIONS 

10.1 The new North Somerset Local Plan will identify the overall scale and distribution of 
development across North Somerset to 2038 and therefore has significant corporate and 
service delivery implications across a wide range of service areas. 
 
10.2 All councils are required to prepare a development plan and keep it up-to-date. 
Without a local plan the Council will be subject to ad hoc development pressures and 
potentially an increase in planning appeals. 
 

11. OPTIONS CONSIDERED 

11.1 The consultation will provide an opportunity to provide feedback on alternative options. 
 
 

AUTHOR 

 
Michael Reep, Planning Policy Manager 
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North Somerset Local Plan: Challenges and Choices 

 

BACKGROUND PAPERS 
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https://www.n-somerset.gov.uk/wp-content/uploads/2020/03/Local-Development-Scheme-March-2020.pdf
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North Somerset Local Plan Pre-commencement Document 
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Foreword 
At the time of writing our nation and local communities are in the grip of the coronavirus pandemic.  This outbreak will have 

significant and as yet uncertain implications for individuals, society, the economy and the environment for a long time to 

come. These implications need to be fully understood and considered and can be incorporated into the plan as it progresses. 

Meanwhile, we will continue to plan for our future. 

We need more homes in North Somerset. I understand that this will involve intense debate and difficult decisions particularly 

when there is already increasing traffic congestion, high house prices and services that are struggling to cope. 

Nonetheless the homes are needed for our children, grandchildren, and elderly relatives and we, as a community and council, 

need to plan for them.  

The future will inevitably bring new opportunities and challenges. The climate change agenda is shifting the council’s and 

public’s priorities. Our population is ageing bringing issues about how we care for our older people. Financial resources are 

stretched and need to be carefully managed.  In addition, the current circumstances may well make us think differently about 

our priorities and how we plan for the future in terms of supporting communities and the economy. 

The intensity of new development can feel overwhelming. I understand the issues, share your frustrations and the council is working on your behalf by:  

• Lobbying for additional funding for infrastructure from central government. 

• Working to attract new jobs and investment to support the economy. 

• Building new roads, schools, play areas and the other things needed to cope with more people and securing money from developers to pay for them. 

• Planning to ensure the homes we will need in the future are built in the right locations to high design and energy standards and in places where local people can 

afford to live. 

Difficult choices need to be made and not everyone will approve of them. However, we want to listen to your views and plan for future generations in a responsible and 

sustainable way. 

In this document we have tried to set out the challenges that need to be considered and choices that are open to us as clearly and honestly as possible. It’s now over to you 

to help us to understand your hopes and fears and to make the right choices that work for our future.  

Cllr Donald Davies 
Leader of the Council 
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  Introduction 

North Somerset Council is preparing a new plan which 

will set the strategy for North Somerset’s development 

over the next 15 years and beyond. This is the 

opportunity to ensure all new development is fit for the 

way we will live our lives in the future. 

The Council must have a Local Plan that sets out where 

developments can and cannot take place to ensure we 

get the right type of development in the right place with 

the right services and infrastructure – and avoid 

unplanned development.  

We consulted about some of the issues in September 

2018. Since this time, we have withdrawn from the 

process aimed at creating a Joint Spatial Plan (JSP) for the 

West of England and now need to have a rethink 

especially concerning options for where development is 

to take place. The consultation in September 2018 also 

looked at issues such as settlement hierarchy, reviewing 

settlement boundaries, the role of the airport and future 

detailed policies the plan might have. These issues will all 

be covered in the consultation draft version of the plan 

which will be released next year. 

Major development will be coming to North Somerset. 

This document set out why we need more homes and 

jobs and the choices we face about where and how to 

provide them. 

We would like you to get involved to ensure we make the 

best decisions. 

Planning for the future 

North Somerset is a popular place to live and visit. 

It has strong links with Bristol, a growing economy 

and attractive coastal towns and rural areas.  

Providing the right type of homes we need, 

together with jobs, schools, open space, roads and 

sustainable transport whilst addressing climate 

change and other important issues is going to 

present some interesting challenges and 

opportunities. 

Ensuring young people such as your children and 

grandchildren can find a home in the local area, 

that there are suitable homes for those wishing to 

downsize, want retirement homes or assisted living 

is a fundamental requirement. 

New housing is a controversial and complex 

subject; we all want homes for our families and 

ourselves but, let us be honest, we do not always 

want houses built near us. 

The Council understands that concern. The 

prospect of more housing causes worries about 

traffic congestion, school places, loss of green 

space, difficulty getting a GP or hospital 

appointment and other vital issues. The only way to 

deal with these issues is to plan in a coordinated 

way. Having an up-to date Local Plan in place helps 

in delivering infrastructure and in rejecting 

demands from developers to build in unsuitable 

locations. 
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Why do we need a Local Plan? 

Local authorities must prepare up-to-date plans which set out a vision, a framework for addressing housing and other needs and a platform for local people to help shape 

their surroundings. This also involves working closely with adjoining local authorities to ensure that planning issues with cross-boundary implications are properly 

addressed.  In our case we will continue to work closely with Bristol and the West of England Combined Authority in the north and with Sedgemoor and Somerset to the 

south to discuss common issues and ensure that our plans and policies are aligned.   

Boosting the housing supply is a key Government objective. The number is calculated using national guidance. For North Somerset this means we need to build over 20,500 

new homes between 2023 and 2038. This is significantly more than we are currently building and is very challenging.  

Making these planning decisions is not easy, because, in the end, it often means telling some people that new development is going to be built in or next to their town or 

village. Claiming that we don’t need the housing or that it can go somewhere else is denying our responsibility to our children and future generations who need homes. 

Burying our heads in the sand or trying to employ delaying tactics will lead to significant problems in the very near future. 

 

 

 

 

 

 

 

 

  

With a Plan 
If we plan properly through a Local Plan, we can provide the right homes in 

the right places that people need while improving the quality of life that our 

residents rightly expect and have a say in. These homes will be built in a way 

that supports climate change objectives and with infrastructure investment to 

make sure our children have school places, our roads are not gridlocked, we 

continue to have access to health services and community facilities and there 

are jobs near where we live. We will be able to confidently refuse planning 

applications which do not meet the policies and standards set. 

 

Without a Plan 
The alternative is not to plan properly and to have the lottery of planning by 

appeal. There would be no local control or real influence over where or how the 

housing is built. The housing will come anyway, either through a plan imposed by 

Government or a free-for-all of planning applications. Not knowing where 

development is going to take place means not being able to plan properly for its 

impact. Development granted permission at the wrong time or in the wrong place 

could place huge pressure on school places, community facilities and wider 

transport infrastructure for which additional resources would be required. 

 

Dealing with uncertainty 
Both Brexit and now the long-term impact of the coronavirus outbreak cause considerable uncertainty. As we prepare this document, much of the economy has 
ground to a halt, with severe impacts on business and employment. Our high streets and town centres have effectively closed.  Our visitor economy will be severely 
impacted this year. Many people who ordinarily work in offices have now started working remotely, with a knock-on effect on commuting. Emerging trends toward 
online shopping are now accelerating.  
 
We are unsure about the long-term implications as we plan for recovery and what changes that will bring. These will need to be understood and considered as the 
plan is developed.  The plan will therefore need to be flexible and respond to the changing circumstances. 
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What do we want to achieve? 

The new local plan will be based on the new corporate values and reflect the way we want to live in the future. This Challenges and Choice document focusses on the bigger 

picture by proposing a vision, aims, strategic priorities and identifying different spatial strategies for how the district could accommodate new homes and jobs over the next 

fifteen years.   

However, in order to deliver this vision the Local Plan will also contain many detailed policies. These will cover issues such as how we will create healthy, inclusive 

communities, how we provide different housing types and tenures, how we will ensure excellent design and provision of green infrastructure and how we will protect our 

treasured assets such as built heritage, the Mendip Hills and our valued coastline. We will be coming back to consult on these detailed policies and specific site allocations 

next year, but first we need to agree the, vision, aims, priorities and a spatial strategy in order to form the basis of the plan. 

Below we have set out a high-level aspirational vision for what we hope North Somerset will be like in 2038.  

  

North Somerset Local Plan Vision 

 

By 2038 there will be a transformation in the way we live which reflects a more responsible attitude 

to climate change and the use of resources. New homes, buildings and communities will be highly 

sustainable, accessible and attractive places with higher quality standards.  There will be more 

diversity in terms of the form and type of new development to increase variety and choice to better 

meet the needs of all and to tackle inequality.  Regeneration will transform and breathe new life into 

existing towns and valued areas will be protected.  People’s well-being, a strong sense of community, 

opportunity and fairness will be at the heart of all development in North Somerset. 
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What are the aims? 

The next stage is to identify the aims and objectives which will help to deliver that vision. There are many competing objectives, some of which will be more important to 

one person than another. We need to balance all of these to come to a decision on the best way of planning for the homes, jobs and facilities we will need in North 

Somerset over the next 15 years. On balance we think these are the most important issues. 

  

Tackle the climate change challenge 

We have a climate emergency.  How we use and 

re-use resources will be very different in the 

future. Buildings will be carbon neutral. More 

renewable energy will be generated locally. Fewer 

journeys will be made by cars. Energy and land 

will be used more efficiently. More emphasis will 

be put on reducing flooding, sustainable drainage 

and ensuring development is resilient to the 

impacts of climate change. Walking, cycling and 

effective public transport will become the normal 

way to travel. There will be more employment in 

green technologies and solutions. 

 

Build sustainable development 

We have a responsibility to provide enough homes to meet the needs of 
our future residents. The target figure is calculated by government and 
for North Somerset is very challenging – it would require us to almost 
double the number of homes built per year from the average of around 
740 per year over the past five years to just under 1,400 per year.  
 
Sustainable and attractive communities will need to be created with 
homes, jobs, schools, transport, shops and all the requirements which 
combine to make them great places to live. They will need to be designed 
to be inspiring, distinctive, vibrant and beautiful as well as friendly, 
inclusive and caring where people can enjoy life, live healthily, 
participate, make choices, be safe and are proud of. 
 
But we also need homes people can afford so that we have fewer people 
living in crowded bedsits, sofa surfing or stuck living with their parents 
well into adulthood. 

Regenerate our towns and 

communities 

Most of our town centres have 

been badly hit by shops shutting 

down. Town centres are the heart 

of the community and encouraging 

jobs, new uses and revitalising 

centres is essential. Enabling people 

to live and work in the centre and 

creating attractive places where 

people socialise and spend their 

leisure time are becoming 

increasingly important for both new 

and existing residents. 

Treasure valued assets 

Existing historical, built, natural and 

cultural features will be enhanced, 

protected and used to develop a 

greater sense of identity and 

enjoyment for local people, appeal 

to tourists and attract investment. 

Improve the life prospects of local people 

Quality homes with a choice of locations, tenures, 
sizes, affordability and suitability need to be 
provided where there is access to a wide variety 
of services and facilities. Ensuring there is a range 
of job opportunities for workers in places they can 
get to easily is also important. Designing high 
quality, accessible, attractive, healthy places 
which enable active lifestyles and encourage 
social interaction will contribute to improving 
people’s quality of life. 

Raise aspirations 

People often complain about bland housing estates and poor-quality 

buildings. Better design approaches which meet the needs of future 

users and enhance local identity and character and look great are 

required. 
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What are the strategic priorities?  

The local plan’s strategic priorities will guide the location of new development. There is significant uncertainty created by both BREXIT and Covid-19 and the influence these 

will have on the economy.  This is likely to affect the type and rate of future development and corresponding land use requirements for the plan period and further 

evidence will be required to consider this. Planning for economic recovery post the pandemic will be a priority. 

 
                          

1. To deliver the zero-carbon ambition by maximising, for 
example, the opportunities for low carbon development 
and the use of renewable energy. 

2. To ensure new development is located close to a wide 
range of services, facilities and job opportunities to 
encourage walking and cycling, or with easy access to high-
quality and effective public transport. 

  

 3. To deliver a diverse range of housing in a variety of 
tenures, sizes and forms to meet future needs at locations 
where they are most needed. 

4. To secure the delivery of the Banwell Bypass and 
supporting development as part of the planned growth of 
the Weston-super-Mare urban area. 

            

 5. To significantly reduce out-commuting, particularly from 
Weston-super-Mare to Bristol. 

6. To maximise the benefits from the Portishead rail line for 
the town in terms of regeneration, traffic improvements 
and job creation. 

          

 7. To increase the number and range of job opportunities at 
Weston-super-Mare and in the north of the district, 
particularly at Portishead.  

8. To prioritise the importance of the green infrastructure 
network when considering new development, support 
priority habitats and species and safeguard areas at risk of 
flooding. 

      

 9. To provide essential infrastructure in step with 
development, both transport and community infrastructure 
such as schools. 

10. To deliver higher residential densities through good 
design, particularly at town centres and transport hubs. 

         

      11. To address the decline in the town centres of Weston-
super-Mare, Clevedon, Nailsea and Portishead through 
supporting regeneration and place-making initiatives which 
revitalise these places as the focus for retailing, community 
uses, housing and jobs.  
 

12. Developing new and existing communities in a way 
which enhances health and wellbeing and reduces 
inequalities. 
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Why do we need new homes? 

Our population is growing and changing. By 2038 we expect there to be 16% more people living here than there are now. That’s about 30,000 more people. 

    

 

  

At the moment our birth rate is higher than our death rate – last 
year around 2,500 babies were born, and 2,000 people died. By 
2038 we predict that this trend will reverse – as our population 
ages the amount of deaths will exceed births. 

 
 

Migration is the largest part of our population change. 

Each year around 8,000 people move away from North 

Somerset to other parts of the UK. The majority of 

these are young people, presumably moving away to 

study.  

People move into North Somerset for lots of different 

reasons – to be near to family, to be close enough to 

their job to commute daily, because the house prices 

suit their budget, or simply because it’s an attractive 

place to live. Each year around 10,000 people move in 

to North Somerset from elsewhere in the UK., mainly 

to settle down and start a family. 

This means that our population grows by nearly 2,000 

people each year as a result. 

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038

Births Deaths

International migration is not a big 

factor in our predicted population 

growth. Each year around 600 people 

move to North Somerset from 

outside of the UK, whilst around 500 

leave. 

 

Natural change

Net gain from UK
moves

Net gain from
international
moves

The amount of people who live in each household is also changing. People live longer 

than they did before, and more people live alone. We need a range of different 

housing to accommodate everyone.  Back in 2001 we would have needed 429 homes 

to house 1,000 people. In future we will need 470 homes per 1,000 population. 

  

House prices are increasing. We need more homes that are affordable. 
The average home now costs nearly ten times the average person’s yearly 
income. 
 
The average house price  The average annual income  
In North Somerset is   if you work in North Somerset 
£250,000.    is around £25,000. 

     10x                            

 

https://www.google.co.uk/url?sa=i&url=https%3A%2F%2Fm.persimmonhomes.com%2Fpersimmon-droitwich-10596&psig=AOvVaw1eO0HZjxjvKE65oxUIaqDG&ust=1581771864828000&source=images&cd=vfe&ved=0CAIQjRxqFwoTCMDt8LSN0ecCFQAAAAAdAAAAABAE


 

9 
 

How many new homes do we need? 

The Government has set out a standard calculation for local councils to use when working out how many new homes they need to plan for. The calculation takes account of 
projected population and household growth and affordability. The calculation gives North Somerset a minimum requirement of 1,369 homes each year, that’s 20,535 over 
the fifteen-year period we are planning for. It will be a huge challenge to deliver this many each year. 
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20,535 homes is the 
equivalent to Clevedon – 

twice! 
We aren’t starting completely from 
scratch. Our current Site Allocations 
Plan contains enough housing sites to 
take us up to 2026. Some of these 
now have planning permission but 
some are still allocations. Homes 
with permission can count towards 
this new local plan, but the site 
allocations will need to be put back 
into the mix and assessed again to 
make sure they meet the new 
priorities of this Local Plan 

 

Different groups of people will require different types of housing. One 

of the biggest challenges will be the increase in number of older people 

over the next 20 years. The plan will need to consider how their housing 

needs and other groups will be met. 

 

 



 

10 
 

What needs to be provided with the homes? 
 

We acknowledge that infrastructure investment will be needed to make sure our children have school places and places to play, we can get to the places we need to go 

without increasing congestion on our roads, we continue to have access to health services, community and sports facilities and there are jobs near where we live.  

Funding this is always going to be a challenge, but all new housing pays a Community Infrastructure Levy (CIL) which is a fee per house to fund infrastructure needed to 

support the new development. Over the last year each new house built in North Somerset has contributed £4,500 on average to this fund. We will continue to bid to central 

government for any funds which become available.  

 

Schools 

 

Transport 

 

Parks & play areas 

 

Community Facilities 

 

Jobs 

 

Local facilities 
 

 

On average every 
1,000 new homes will 
require a 420-place 
primary school 

All new developments 
will prioritise walking, 
cycling and public 
transport which needs to 
be accessible and 
efficient. Investment in 
transport will depend on 
locations chosen. 
Funding for the Banwell 
Bypass has already been 
secured. 

Access to public 
open space sports 
facilities and play 
areas are an 
essential element 
of the design of 
new development. 

Community spaces 
are necessary for 
new 
neighbourhoods to 
grow and develop, 
and for people to 
feel part of the 
community. 

We need a range of 
job opportunities to 
allow people to 
work close to where 
they live. 

New homes can 
often help support 
local services and if 
enough homes are 
built new facilities 
can be secured to 
bring benefits to 
both existing and 
new residents. 
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How does dealing with climate change influence this new development? 

 

  

North Somerset like many other local authorities has declared a climate emergency. The type and location of development will need to be guided by higher 

sustainability standards than we have applied in the past. 

All new buildings will be expected to meet more 

stringent standards regarding energy use, and in 

design and construction. Buildings will need to be 

more resilient to climate extremes with more focus on 

orientation and design. 

  

Hanham Hall Bristol 

Flooding is a major concern in North Somerset with 

about one third of the district currently regarded as 

being at risk. This is likely to increase with further 

climate change. In developing the options in this plan, 

the starting point has been to avoid or limit 

development in the areas at most risk of flooding (Flood 

Zones 3a and 3b).  This avoids the need for expensive 

flood infrastructure, potentially enabling more 

investment in other aspects. 

A large part of our carbon footprint comes from travelling. However, the response to the Covid-19 

Pandemic has demonstrated that remote working has reduced the need to travel. We must prioritise 

walking and cycling and where this is not possible, encourage the provision of high-quality public 

transport. Locating new development where more people can walk and cycle to work, school, and 

leisure facilities rather than commuting by car will make a significant difference and contribute to 

public health objectives.  Mixing uses together so that employment, childcare, education and retail can 

all be easily accessed will help cut down the number of separate journeys people need to make. 

Greening our new developments not only looks good and 

makes us feel better but also soaks up carbon, reduces 

temperatures and provides space for wildlife. Street trees 

and wildlife areas should be an integrated into new 

developments. We also need to make sure rain water is 

managed to reduce localised flooding problems. Often this 

can be combined with creating ponds and ditches which are 

good for wildlife.  
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Where are the best places to locate development?  

It’s important to remember that we need to plan not only for environmental sustainability but also economic and social sustainability. With the declaration of the climate 

change emergency we have reconsidered what we mean by sustainable development and our guiding principles are set out below. These will form our priorities when we 

begin to weigh up the best locations for new development to meet our current and future needs. We consider the most sustainable places to locate development are: 

 On brownfield land in towns and through the reuse of 
existing sites and buildings. We already prioritise this and 
will continue to ensure that as much housing as possible 
is provided on pre-developed land. However, realistically 
this will only provide a small amount of the land needed.   

When greenfield land is needed, in locations where it is possible to make 
the most use of that land to intensify development and avoid sprawl. 
‘Greenfield’ means land that has not been built on before and is different 
to ‘Green Belt’ which is an area of land surrounding Bristol and Bath which 
has special protection from most new development 

 

In places where schools, jobs and services are accessible 
by foot and cycle or new neighbourhoods where 
walkability is central to the design and promotes 
exercise. 

 

Affordable housing will be located where it meets people’s needs. By 
ensuring a range of housing types to cater for all age ranges and needs, 
including affordable homes and to support an ageing population. 

 

Where there is effective public transport that can be enhanced 
or where new frequent high-quality public transport can be 
provided. This could also mean locations where new public 
transport can be provided if there were enough homes. 

 

Land not at a risk of flooding (Flood Zones 3a and 3b).  Development 
should be directed away from areas at highest risk. 

 

Where there is easy access to a range of job 
opportunities, ideally by walking or cycling or via 
sustainable public transport. 

 

Away from areas which are highly sensitive for ecology whether individual 
species, habitat, flora or biodiversity. This includes nationally protected 
sites as well as other habitats and species of local importance. 

 

Where there is certainty that new essential transport, 
digital and social infrastructure can be delivered. 

 

Away from areas of landscape quality. Primarily this means protecting the 
Mendip Hills AONB which is of national importance, but there may also be 
other areas which may be of local importance. 

 

Where there is access to open space. 
 

 

Avoiding the best agricultural land. Agricultural land is a finite resource. 
Planning decisions should consider the increasing importance placed on 
retaining our most productive land. 

 

In towns and near public transport hubs where higher 
densities use less land and support public transport 
This not only reduces the need to travel but in turn 
makes meeting our day to day needs more convenient 

 

In places where people can feel safe, be part of a community and live 
healthily both physically and mentally 
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What constraints limit where homes can be built? 

 

There are many factors referred to as 

constraints which that limit where new 

homes can be built. North Somerset is a 

sensitive area containing a wide range of 

constraints. 

Some of these are ‘absolute’ constraints 

which mean that these areas are ruled out 

for future development. These include, for 

example, functional flood plain, nature 

reserves or ancient woodland.   

Other constraints are more discretionary 

and although it is preferable not to locate 

homes in these areas it is not entirely ruled 

out. This plan shows three key constraints 

in North Somerset which cover the 

majority of the district: the Green Belt (a 

policy constraint), Flood Zone 3 and the 

Mendip Hills Area of Outstanding Natural 

Beauty. 

North Somerset has many constraints that 

need to be taken into consideration when 

considering the location of new 

development. A more extensive range of 

constraints can be viewed on our 

interactive map. 
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Where will people work and how can we support business growth? 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
Town centre regeneration. 

  

Whilst about a third of North Somerset’s residents currently 

commute out of the area for work, mostly to Bristol, this means 

that the majority work more locally. 

 

Recent employment policy and initiatives have been 

aimed at promoting Weston-super-Mare as an 

employment centre to support regeneration and reduce 

out-commuting.  The existing approach focusses most 

new employment growth at Weston, with a emphasis on 

Junction 21 Enterprise Area. 

Recent major housing planning permissions have all been 

linked with employment development as part of the 

employment-led strategy. 

There is significant uncertainty created by both the Brexit process and Covid-19 and the impact these 

will have on the economy.  This is likely to influence employment change, sector growth and 

corresponding land use requirements for the plan period. This will be kept under review and further 

evidence sought as required. 

In the interim, current economic forecasts presented in the 2018 North Somerset Employment Land 

Review indicate growth of around 13,500 new jobs over the 15 year plan period. Around 28.5ha is 

currently estimated to be required to support this new growth and further work is underway to 

assess the requirement to offset the loss of employment space. 

The economic and employment land strategy needs to reflect the changing nature of the economy and demand for land, supporting those priority sectors as well as local 

businesses that play a key role in the economy.  The plan will need to address the requirements of the Port and Airport considering the major economic role and benefits 

these generate. Policies to support employment opportunities associated with these regionally significant transport hubs will be important going forward. 

Choices need to be made regarding where employment land should be allocated. The reuse of brownfield land and regeneration of our town centres is anticipated to play 

a key role and is a feature of the 6 options for growth presented in this document.  The broad options for the distribution of new employment growth can be summarised 

as follows: 

• Bristol facing – well connected to Bristol • Towns (including brownfield development) 

• Weston facing – well connected to 
Weston urban area 

• Key infrastructure/ employment locations (Port/ Bristol Airport) 

• M5 corridor • Supporting existing key business locations 
On the 6 alternative growth options presented in this document, employment symbols are placed on locations that reflect these broad categories.  This is intended to 
stimulate discussion on the overarching employment strategy. A preferred strategy will then be selected, and sites considered.   
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What are the benefits of growth? 

Proposals for new growth near where people live inevitably brings with it worry and concern. We do not want to downplay any of the issues communities express, indeed 

understanding these help to improve designs and proposals. 

However, development can also bring considerable benefits and improvements to communities. It can: 

 

 

 

  

• Deliver new facilities e.g. schools, community services, broadband and transport 

improvements. Our newest large housing developments at Parklands and Haywood Villages 

near Weston-super-Mare have already seen new transport improvements, schools, shops, 

play areas and sports pitches, jobs, a community hall, pub, petrol station, new cycle and 

pedestrian links. 

• Bring improved transport connections e.g. better or more frequent bus services, and 

MetroBus services, enhanced walking & cycling networks and transport links.  

• Provide more and better affordable housing which can be especially important for some of 

our more deprived communities 

• Offer various types of shared ownership for first time buyers to help young people onto the 

housing ladder.  

• Rebalance an aging population in certain areas or deliver smaller homes for those wishing to 

downsize 

• Create new jobs, not only in construction but all the service industries needed by new 

residents. This would be in addition to any specific sites allocated for new businesses. 

• Support struggling services especially in villages and in town centres 

• Fill local schools with local children  

• Invigorate communities with new people to take on community roles 

• Provide opportunities to employ a local workforce, local products and training for young 

people. 

• Possibilities to open up access to new public areas eg the Portishead Marina came about as a 

result of the redevelopment and housing development in Portishead 

• Opportunities to enhance biodiversity through the creation of ponds, wildlife corridors, 

management plans eg the nature reserve at Portishead was also a result of the 

redevelopment proposals. 
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Can we build the homes we need without using the Green Belt?   

 

  

The Green Belt covers about 40% of North Somerset. For over 

50 years it has been successful in preventing Bristol sprawling 

into North Somerset, preventing settlements merging together 

and encroachment into the countryside. The aim of the Green 

Belt is to keep land open and undeveloped and is not 

designated because of any inherent landscape or ecological 

quality. High quality landscapes and important habitats within 

the Green Belt or elsewhere are protected by other policies. 

Changes can be made to the Green Belt through local plans 

although the Government says this should only be done in 

exceptional circumstances and when the plan is updated. 

What is also clear from government is that we must plan in a 

sustainable way. 

If it is concluded that some Green Belt land is needed for 

development the Council will consider how either the 

remaining land can be enhanced in terms of its quality and 

accessibility, or whether replacement Green Belt could be 

identified. 

The Choice facing us is whether, due to the number of homes required, the increasing importance of climate 

change and the need to ensure sustainable development it is time to reconsider whether some development would 

be better placed nearer to Bristol or adjacent to some of the Green Belt settlements. 

This is a difficult choice. People value the Green Belt and it has been very effective over the years. However, the need 

to meet emission targets, reduce travelling and build closer to where a lot of people work and spend their leisure 

time are also important if we are to begin to seriously address climate change. 

The starting point for looking at future growth has been to consider whether it is possible to maintain the current 
Green Belt and still build the homes needed. This is challenging. 
If we cannot deliver the homes needed in a sustainable way in line with our strategic priorities, then we will need to 

consider development in the Green Belt. 
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What are the choices?  

There are various ways development can be distributed across North Somerset.  Each of these will have different implications and opportunities.   At this stage we are not 
identifying specific locations or sites; it is about the high level ‘places’ where new development could take place. The six concept plans set out the broad strategies. They are 
drawn to highlight the different approaches.  

1. Retain the existing Green Belt  
This strategy needs to be tested given the importance the 
government places on the Green Belt. It is likely to be 
challenging to achieve the amount of housing needed in 
sustainable locations outside the Green Belt but only if 
exceptional circumstances are demonstrated can 
development in the Green Belt be considered. 

2. Bristol and Weston 
This strategy assumes the majority of new development will 
be located at two principal locations of Weston and Bristol 
where there is most potential to access services, facilities 
and jobs and public transport opportunities. 

3. Urban focus 
This strategy assumes a more even distribution of 
growth at the four towns and on the Bristol fringe. 
These are the locations with a good level of services, 
facilities, jobs and public transport opportunities 

 

  

4. Weston, Nailsea and Bristol arc 
As options for further growth at Clevedon and Portishead 
are constrained, particularly in terms of flood risk, this 
strategy focuses development at the three locations of 
Weston, Nailsea and Bristol fringe which are the 
town/urban areas with more potential. 

5. Transport corridors and hubs 
A plan which looks to maximise public transport 
accessibility could focus growth, both housing and jobs 
along proposed public transport corridors.  These corridors 
would be enhanced through targeted infrastructure.  The 
main corridors are the A370, A369 and A38 linking into 
Bristol, the A371 linking into Weston and the rail network. 

6. Greater Dispersal 
This strategy assumes a much greater spread of smaller 
development locations across the district. 
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The six options 
More detailed option plans have been prepared which indicate the possible scale and location of homes and jobs for each strategy. 

 

 

 

 

 

 

• All options have the potential to accommodate the 20,500 homes needed.  Further assessment will be required to determine whether 

they are capable of delivering the requirement and in a sustainable way. 

• The locations shown on the plans are general locations not actual sites. No inference should be made regarding actual sites. Further work 

will be done to consider what combination of sites could deliver the strategy once a preferred strategy has been chosen.   

• The plans illustrate how the strategies might be delivered but there could be variations in both scale and alternative places  

• We have undertaken a Sustainability Appraisal of the options which assesses them in more detail, if you are interested.  

• A potential scale of growth at each of the ‘places’ has been identified within each option. 

• Places identified as having limited housing capacity are not shown on the options plans.  It is assumed that there will be a limited amount of 

small-scale development spread across several smaller settlements in all the options. 

• The ranges identified for each place reflect work undertaken through the Strategic Housing Land Availability Assessment on potential 

capacities.  The identification of a ‘place’ on the options map must not be taken to imply that growth of that scale is supported by North 

Somerset Council. 

• The options include potential extensions to the towns: Weston east of M5 (this is the general area to the north of the proposed Banwell 

Bypass previously referred to as Banwell Garden Village), Clevedon east of M5 (employment only given flood zone 3a), south of Nailsea, 

north of Nailsea and generally to the south of Portishead. 

• There will be urban brownfield opportunities at all the towns, particularly in the town centres. These will be for a mix of homes and jobs. 

• New locations for employment opportunities are assumed in association with the urban extensions and at south west Bristol.  

• The Airport and Port are also identified as potential locations for additional employment land. 

• Where development is proposed at south west Bristol or along the A38 reference is made to Mass Transit. Mass Transit is a new transport 

system for Bristol, including an alignment to Bristol Airport, currently being developed. Neither the form of the technology to be used nor 

potential alignments have been defined. The delivery of Mass Transit isn’t likely to be until towards 2038, so other public transport will be 

required in the meantime to deliver housing and employment. However, Mass Transit will be significant public transport infrastructure in 

North Somerset and across the West of England and it should be considered in the formulation of the North Somerset Local Plan. 
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Option 1: Retain the Existing Green Belt  

 

 

Option 1 looks at how to meet the number of homes needed without developing in the 

Green Belt. The government attaches great importance to Green Belts. It can only be 

altered in exceptional circumstances.  Before using land in the Green Belt, the Council 

must demonstrate those exceptional circumstances and show that it has fully examined 

the opportunities for previously developed (brownfield) land, increased densities and 

assessed the potential for accommodating growth in neighbouring areas. 

This option is therefore considered first in assessing the way to meet the homes and jobs 

needed. 

This option is similar to that previously included in the, now withdrawn, Joint Spatial Plan, 

but with additional locations added due to the need to meet a higher number of homes. 

It includes: 

• Urban extensions to the south of Nailsea  

• Mendip Spring, Churchill and land east of the M5 at Weston – both previously 
described as garden villages. 

• Elsewhere, several smaller villages are identified. 
   

Employment growth will be on brownfield sites at the four towns, with new greenfield 

opportunities at Weston and Clevedon, east of M5, and at Nailsea. 

A variation of this option could include allocating land east of the motorway at Clevedon 

for residential which is in flood zone 3a. Whilst it may be technically possible to provide 

flood mitigation, using land in areas of flood risk does not meet the Council’s guiding 

principles on sustainable development and therefore does not form part of this option. 

Should it not be possible to meet the full housing need in sustainable locations, there is 

also an opportunity to consider growth in the neighbouring authority at Burnham-on-Sea.  

This is an option identified in the Sedgemoor Local Plan; however this is also in flood zone 

3a. 

An alternative to this option would be to maximise sustainable locations outside of the 

Green Belt and only then, should additional capacity be required, consider options for 

meeting any identified residual within the Green Belt. 

 

 

 

This option retains the Green Belt and meets the Green Belt purposes of 

checking the sprawl of Bristol, preventing the merger of settlements, 

safeguarding encroachment into the countryside and, by restricting 

development, assisting in the regeneration and the recycling of land. 

It addresses several of the strategic priorities, especially the delivery of 

the Banwell Bypass, jobs at Weston-super-Mare and addressing the 

decline of town centres by reusing land for both higher density housing 

and employment. 

Developments could be large enough to provide local services, reducing 

the need for travel. There would be opportunities to build on and 

protect existing public transport services. 

 

Distances to the towns and major employment areas means new public 

transport would generally be difficult to deliver, and dispersed car trips 

would require significant supporting infrastructure that might be 

unaffordable. This could affect large-scale proposals at Mendip Spring in 

particular. Large-scale development at Nailsea requires notable highway 

improvements. Additional development at Weston beyond that 

previously proposed through the Joint Spatial Plan is likely to have 

significant impacts on M5 junction 21. More dispersed developments 

might not support secondary schools, relying on existing provision and 

increasing travel distances. 

 

Development in this option would be a mix of urban extensions, new 

settlements and dispersed growth. Development at Weston-super-Mare 

would be east of the motorway while at Nailsea growth would be 

located to the south to avoid the Green Belt. 

 

Description Comment 
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Option 2: Bristol and Weston-super-Mare  

 

 

Option 2 maximises as much growth as possible close to the largest urban centres 

of Weston-super-Mare and Bristol.   

• South west of Bristol there is potential for about 5,000+ homes 

• East of M5 at Weston has the potential for up to 3,000 homes plus 

brownfield regeneration in the town.  

• There will also be brownfield regeneration at the other three towns. 

Employment development would be delivered at brownfield locations at the four 

towns, the airport and port and as part of strategic growth east of Weston-super-

Mare and at south west Bristol. 

If additional sites were required, then this scenario would prioritise additional 

locations close to and well-related to Weston-super-Mare or the Bristol fringe. 

 

 

 

This option concentrates development to locations either well-related to 

Weston-super-Mare in the west, or Bristol in the east.  

• The use of the Green Belt is focused in locations well-related to the 

edge of Bristol. 

• New infrastructure requirements can be focused at these two 

locations supported by the scale of the development opportunities.  

• Locating housing adjacent to the main centres of employment and 

services provides strong potential to minimise the number and 

length of commuting journeys. 

It meets many of the strategic priorities especially delivery of the Banwell 

bypass, jobs at Weston-super-Mare, reducing commuting distances to Bristol 

and addressing the decline of town centres by reusing land for both higher 

density housing and employment. 

Developments would be large enough to provide local services including 

secondary schools and to attract employers. It reduces the need for travel 

and cycling distances to new and existing services would be credible. Existing 

bus services could be augmented to service well-connected new 

development, and new bus/MetroBus services are likely to be affordable and 

commercially viable. Development at south west Bristol could be supported 

by Mass Transit. 

 

Additional development at Weston beyond that previously proposed through 

the Joint Spatial Plan is likely to have significant impacts on M5 junction 21. 

Large-scale development west of Bristol is likely to have significant impacts 

upon M5 junction 19. 

 

Potential issues with this option are the time needed for the delivery of new 

large-scale development and associated infrastructure requirements, and a 

perceived lack of a range and choice of development opportunities. 

Description Comment 
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Option 3: Urban Focus  

 

 

Option 3 assumes a more even spread of growth across the main urban locations 

of: 

• Weston-super-Mare 

• Clevedon 

• Nailsea 

• Portishead 

• Bristol fringe 

 

This maximises the opportunities for development close to the range of facilities, 

services and jobs provided at these centres. There is brownfield redevelopment 

potential at all the towns but limited additional expansion capacity at Portishead 

and especially Clevedon if flood zone 3a is to be avoided.  The potential growth at 

south west Bristol is assumed to be of a smaller scale than in Option 2. 

Employment development would be delivered through brownfield opportunities at 

each of the four towns and new employment locations at the airport and port, east 

of Weston-super-Mare, Nailsea and South West Bristol. 

 

 

 

This option focuses development at locations well-related to the four towns 

and Bristol. This is potentially more deliverable than Option 2 whilst still 

maintaining a strong urban focus and a wider choice of development 

locations. 

It meets many of the strategic priorities especially delivery of the Banwell 

bypass, jobs at Weston and in the north of the district, reducing out 

commuting to Bristol and addressing the decline of town centres by reusing 

land for both higher density housing and employment. 

It enables future development opportunities at Nailsea and Portishead to 

consider Green Belt opportunities.  While a smaller quantum of development 

is envisaged at south west Bristol than for Option 2, this could allow for 

further growth at this location beyond the plan period.  

Developments could be large enough to provide local services, reducing the 

need for travel. Cycling distances to existing services would be credible. 

Opportunities to build on and protect existing public transport services. 

Development at south west Bristol could be supported by Mass Transit. 

 

The need for public transport improvements and supporting infrastructure to 

address the impacts of dispersed car trips might be unaffordable. 

Developments are likely to rely on existing secondary school provision, 

increasing the need for travel. Large development at Nailsea requires notable 

highway improvements. Additional development at Weston beyond that 

previously proposed through the Joint Spatial Plan is likely to have significant 

impacts on M5 junction 21. Large-scale development west of Bristol is likely 

to have significant impacts upon M5 junction 19 

 

Description Comment 
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Option 4: Weston-super-Mare, Nailsea, Bristol arc  

 

 

Option 4 sits between Option 2 which focuses growth at the two principal urban 

areas of Weston and Bristol and Option 3 where the strategy is to spread the 

growth across the four towns and Bristol fringe.  It recognises the more limited 

development potential at Clevedon and Portishead if flood zone 3a is avoided and 

maximises growth at the three urban areas of Weston, Nailsea and South West 

Bristol.  This strategy seeks to deliver a more even spread of development across 

the three principal locations located on the A370/rail corridor.   

Growth is assumed to take place at brownfield sites across the four towns (housing 

and employment), with employment opportunities at Weston, South West Bristol 

and the airport and port. 

 

 

 

This option retains the strong urban focus of Option 2 but includes an 

additional principal development location at Nailsea. This provides additional 

choice and is potentially more deliverable than a focus on just Weston and 

the Bristol fringe.  It provides the potential for growth at Nailsea to be 

considered in the context of Green Belt amendment. 

It meets many of the strategic priorities especially delivery of the Banwell 

bypass, jobs at Weston-super-Mare and in the north of the district, reducing 

out commuting to Bristol and addressing the decline of town centres by 

reusing land for both higher density housing and employment. 

Developments could be large enough to provide local services, reducing the 

need for travel. Cycling distances to existing services would be credible. 

Opportunities to build on and protect existing public transport services. 

Development at south west Bristol could be supported by Mass Transit. 

 

The need for public transport improvements and supporting infrastructure to 

address dispersed car trips is likely to be less than for option 3 but might still 

be unaffordable. Developments are likely to rely on existing secondary school 

provision, increasing the need for travel. Large development at Nailsea 

requires notable highway improvements. Additional development at Weston-

super-Mare beyond that previously proposed through the Joint Spatial Plan is 

likely to have significant impacts on M5 junction 21. Large-scale development 

west of Bristol is likely to have significant impacts upon M5 junction 19. 

 

 

Description Comment 
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Option 5: Transport Corridors and Hubs  

 

 

Option 5 seeks to identify development locations which are located on existing or 

enhanced public transport corridors where targeted growth locations (housing and 

employment) could be directly linked to transport investment.  The following 

corridors have been identified where there is the potential for new growth to be 

linked to the main urban centres of Weston and Bristol through significant public 

transport enhancement: 

• The A370/rail corridor connecting housing and employment at South West 

Bristol and other locations towards Nailsea, and by rail connecting Yatton 

• The A369/rail corridor connecting Bristol, Portishead and Easton-in-

Gordano. 

• The A38 corridor to the airport. 

• Improvements to transport corridors at Weston, particularly linking 

potential development east of M5 (housing and employment) to the town 

and the rail network. 

In this option there would also be brownfield opportunities at the four towns 

including locations where transport hubs could be improved such as at stations and 

town centres.  Employment would be focussed at the port, airport, within the 

towns, and at key locations along the identified transport corridors. 

 

 

 

This option assumes significant targeted investment in public transport 

throughout the plan period and beyond, with development (both housing and 

employment) at locations designed to maximise patronage.  Various places are 

identified along the routes. 

It meets many of the strategic priorities especially delivery of the Banwell 

bypass, jobs at Weston-super-Mare and Portishead, reducing out commuting by 

car and addressing the decline of town centres by reusing land for both higher 

density housing and employment. 

Corridor and hub approach likely to make new MetroBus services deliverable 

and commercially viable. Developments could be large enough to provide local 

services, reducing the need for travel. Cycling distances to existing services 

would be credible. Mass Transit is progressing and could support development 

along the A38 corridor. 

 

More than one corridor might prove unaffordable. There is still likely to be the 

need to provide supporting infrastructure to address dispersed car trips and this 

might be unaffordable. Developments are likely to rely on existing secondary 

school provision, increasing the need for travel. Large-scale development at 

Nailsea requires notable highway improvements. Additional development at 

Weston-super-Mare beyond that previously proposed through the Joint Spatial 

Plan is likely to have significant impacts on M5 junction 21. Large-scale 

development west of Bristol is likely to have significant impacts upon M5 

junction 19. 

 

It may not be possible to deliver all the transport improvements required over 

the plan period. Transport investment is expensive and takes time to deliver 

which may mean that projects or corridors need to be prioritised, and there is 

the danger that housing pressures may result in developments taking place in 

advance of the necessary infrastructure. This strategy potentially has a greater 

impact on the Green Belt with multiple development along corridors adding to 

the impression of sprawl and the merger of settlements. 

Description 
Comment 
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Option 6: Dispersed growth 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Option 6 assumes a broad spread of development across all potential locations but 

at a broadly similar scale with fewer locations of significant growth. In this way it is 

distinctly different from the other options. 

It assumes that brownfield opportunities will be delivered at the four towns and 

that new employment will be identified at Weston, Clevedon, South West Bristol, 

the airport and port. 

As this is a dispersed option, if further capacity was required, more growth could 

come from small sites in rural areas (sites of less than 50 dwellings not shown on 

the options diagrams) and by increasing the amount in some of the locations shown 

on the map. 

 

 

 
Description 

 

This option spreads the growth across all communities and avoids larger 

strategic sites.  This means that many more communities will see some new 

homes built in their area.  Although the impact on settlements in terms of the 

number of dwellings will be less, for many villages the scale could still be 

significant.  A dispersed strategy could be more costly in terms of the 

supporting infrastructure and services required. Smaller scale housing 

developments may not be able to fund the local infrastructure needed. 

The strategy is likely to be the least sustainable of the six options. More growth 

would be located further away from the centres containing the range of 

services, facilities and jobs and it would encourage car use.  It fails to address 

many of the strategic priorities and would not help in the targeting of 

infrastructure investment.   

Cycling distances to existing local services may be possible, whilst there might 

be opportunities to improve or protect existing public transport. 

 

Development is unlikely to be large enough to attract significant employment. 

Developments will not be large enough to justify secondary schools leading to 

increased school trips.  Given the dispersed need for public transport 

improvements, this is likely to be the most unaffordable of the options. 

Similarly, dispersed car trips would require substantial supporting infrastructure 

that is also likely to be unaffordable. 

 

 
Comment 
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Where do you think housing should go? 
If you think there is a better spatial option or have any amendments to the options we have put forward please let us know.   Please use the blank map below to illustrate 

what you think would be the best way to distribute housing across North Somerset over the next 15 years.  
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How can I comment? 

The most important thing you can do is get involved. The process for planning where homes and other development will take place in the future has to address many 

issues, but the key messages are simple, and we are determined to help as many people join the conversation as possible. 

Why get involved? 

• More homes will be built in North Somerset whether we like it or not – there is no alternative because of the need.  

•  If we plan properly through a Local Plan, these homes will bring investment to make sure our children have school places, our roads are less congested, we continue to 

have access to health services and community facilities and there are jobs near where we live. The alternative is to not plan properly and have developers win the right to 

build houses wherever they want on appeal, with little infrastructure and overcrowding in existing areas. 

•  To plan properly, we must have your views. No decisions have been taken on where or how new homes should be built but those decisions will be taken in the next year 

or so – so get involved now while you can!  

Consultation on the Challenges and Choices document will start on 18 May 2020 and will run for several months. The current Covid-19 pandemic has meant that the way 

we consult will essentially be in two phases. The first phases of consultation will be via online consultation methods and social media giving people the opportunity to 

engage over the next few months. The second phase will occur later in the year once social distancing has been relaxed. When it is safe to do so we propose to include 

other events with communities and stakeholders. These two phases also give us the opportunity to produce an interim report feeding back on responses we have received 

and potentially consulting on other options if they come forward through the consultation. 

To respond to the Challenges and Choice Document you can: 

Respond online (insert link) 

E-mail: planning.policy@n-somerset.gov.uk 

mailto:planning.policy@n-somerset.gov.uk


 

33 
 

 


	Executive Committee Report 29 April 2020
	Local Plan C&C Version 12 - for Exec 29 April 2020

